
 

San Luis Obispo County  
Department of Planning and Building 

Environmental Division 
 
 
DATE:  September 21, 2006  
 
TO:  Applicable Parties 
 
FROM:  Department of Planning and Building 
 County Government Center 
 San Luis Obispo, CA  93408 
 
SUBJECT: NOTICE OF PREPARATION OF A DRAFT ENVIRONMENTAL IMPACT REPORT 
 
PROJECT TITLE: Westpac Investments Tract Map and Conditional Use Permit; SUB2004-00001; 

ED 04-570   
 
PROJECT APPLICANT: Westpac Investments  
 
RESPONSES DUE BY: October 23, 2006  
 
The County of San Luis Obispo will be the Lead Agency and will prepare an Environmental Impact 
Report for the project identified below.  We need to know the views of your agency as to the scope 
and content of the environmental information, which is germane to your agency's statutory 
responsibilities in connection with the proposed project.  Your agency will need to use the 
Environmental Impact Report prepared by our agency when considering your permit or other 
approval for the project. 

PLEASE provide us the following information at your earliest convenience, but not later than the 
30-day comment period, which began with your agency's receipt of the NOP. 

 

1. NAME OF CONTACT PERSON.  (Address and telephone number) 

2. PERMIT(S) or APPROVAL(S) AUTHORITY.  Please provide a summary description of 
these and send a copy of the relevant sections of legislation, regulatory guidance, etc. 

3. ENVIRONMENTAL INFORMATION.  What environmental information must be addressed 
in the Environmental Impact Report to enable your agency to use this documentation as a 
basis for your permit issuance or approval? 

4. PERMIT STIPULATIONS/CONDITIONS.  Please provide a list and description of standard 
stipulations (conditions), which your agency will apply to features of this project.  Are there 
others that have a high likelihood of application to a permit or approval for this project?  If 
so, please list and describe. 

5. ALTERNATIVES.  What alternatives does your agency recommend be analyzed in 
equivalent level of detail with those listed above? 

6. REASONABLY FORESEEABLE PROJECTS, PROGRAMS or PLANS.  Please name any 
future project, programs or plans that you think may have an overlapping influence with the 
project as proposed. 



7. RELEVANT INFORMATION.  Please provide references for any available, appropriate 
documentation you believe may be useful to the county in preparing the Environmental 
Impact Report. 

8. FURTHER COMMENTS.  Please provide any further comments or information, which will 
help the county to scope the document and determine the appropriate level of 
environmental assessment. 

 

The project description, location, and the probable environmental effects are contained in the 
materials located at: 

http://www.slocounty.ca.gov/planning/environmental/envnot/Other_Environmental_Documents.htm 

 

If a physical copy of the materials is required, please contact Josh LeBombard. 

 

Due to the time limits mandated by State law, your response must be sent at the earliest possible 
date, but not later than 30 days after receipt of this notice. 

 

Please send your response to Josh LeBombard at the address shown above.  We will need the 
name for a contact person in your agency. 
 
 
 
Sincerely,                                                      
         

 
 
Josh LeBombard 
Project Manager 
Telephone: (805) 781-1431 
 
 
 
 
 
Reference: California Administrative Code, Title 14, Section 15082 
 

http://www.slocounty.ca.gov/planning/environmental/envnot/Other_Environmental_Documents.htm
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 COUNTY OF SAN LUIS OBISPO 
 INITIAL STUDY SUMMARY - ENVIRONMENTAL CHECKLIST 
  
Project Title & No. Westpac Investments Tract Map  and Conditional Use Permit
;SUB2004-00001; ED 04-570 

NVIRONMENTAL FACTORS POTENTIALLY AFFECTED:  The proposed project could have a 
Potentially Significant Impact" for at least one of the environmental factors checked below.  Please 
efer to the attached pages for discussion on mitigation measures or project revisions to either reduce 
hese impacts to less than significant levels or require further study. 

 Aesthetics 
 Agricultural Resources 
 Air Quality 
 Biological Resources 
 Cultural Resources 

 Geology and Soils 
 Hazards/Hazardous Materials  
 Noise 
 Population/Housing 
 Public Services/Utilities 

 Recreation 
 Transportation/Circulation 
 Wastewater 
 Water 
 Land Use 

DETERMINATION: (To be completed by the Lead Agency) 

On the basis of this initial evaluation, the Environmental Coordinator finds that: 

 The proposed project COULD NOT have a significant effect on the environment, and a 
NEGATIVE DECLARATION will be prepared. 

 Although the proposed project could have a significant effect on the environment, there will not 
be a significant effect in this case because revisions in the project have been made by or 
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be 
prepared. 

 The proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required. 

 The proposed project MAY have a "potentially significant impact" or "potentially significant 
unless mitigated" impact on the environment, but at least one effect 1) has been adequately 
analyzed in an earlier document pursuant to applicable legal standards, and 2) has been 
addressed by mitigation measures based on the earlier analysis as described on attached 
sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the 
affects that remain to be addressed. 

 Although the proposed project could have a significant effect on the environment, because all 
potentially significant effects (a) have been analyzed adequately in an earlier EIR or 
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or 
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or 
mitigation measures that are imposed upon the proposed project, nothing further is required. 

Josh LeBombard                  
Prepared by (Print)    Signature        Date 
 
        Ellen Carroll, 
           Environmental Coordinator      

eviewed by (Print)    Signature  (for)    Date R  
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Project Environmental Analysis 
      The County's environmental review process incorporates all of the requirements for completing 
the Initial Study as required by the California Environmental Quality Act (CEQA) and the CEQA 
Guidelines.  The Initial Study includes staff's on-site inspection of the project site and surroundings 
and a detailed review of the information in the file for the project.  In addition, available background 
information is reviewed for each project.  Relevant information regarding soil types and 
characteristics, geologic information, significant vegetation and/or wildlife resources, water 
availability, wastewater disposal services, existing land uses and surrounding land use categories 
and other information relevant to the environmental review process are evaluated for each project.  
Exhibit A includes the references used, as well as the agencies or groups that were contacted as a 
part of the Initial Study.  The Environmental Division uses the checklist to summarize the results of 
the research accomplished during the initial environmental review of the project. 
     Persons, agencies or organizations interested in obtaining more information regarding the 
environmental review process for a project should contact the County of San Luis Obispo 
Environmental Division, Rm. 310, County Government Center, San Luis Obispo, CA, 93408-2040 or 
call (805) 781-5600. 

A.  PROJECT  

DESCRIPTION: Request by Westpac Investments for a Vesting Tentative Tract Map and Conditional 
Use Permit to subdivide an existing 41.6 acre parcel into 74 parcels for the purpose of sale 
and/or development (including recreation and open space) to be phased in 2 stages. 66 
parcels are proposed for residential development that vary in size from 4,019 square feet to 
7,637 square feet; 3 parcels are proposed for live/work development of 16,721, 18,757, and 
98,726 square feet each; 3 parcels are proposed for commercial development of 99,404, 
128,350, and 197,072 square feet each; and 2 parcels are proposed for use as recreation and 
open space at 39,675 square feet and 8.28 acres each.   

 As shown in Table 1, phase 1 includes 4 mini-storage buildings totaling 71,200 square feet of 
storage space and 1,400 square feet of office space, 7 commercial retail buildings totaling 
approximately 79,000 square feet, 8 live/work buildings totaling 10,044 square feet of 
office/retail space and 54,794 square feet of residential space, 1 drive-through restaurant at 
4,100 square feet, 1 sit-down restaurant at 7,100 square feet, 55 single-family residential 
buildings totaling approximately 113,188 square feet, 11 multi-family residential buildings 
totaling 52,382 square feet. Phase 2 includes 3 commercial retail buildings totaling 
approximately 29,580 square feet.  

 The project will result in the disturbance of the entire parcel. The project will create 5 on-site roads. 
Specific off-site road improvements are yet to be determined. The proposed project is within the 
Commercial Retail land use category and is located on the east side of Ramada Drive 
approximately 550 feet north of the intersection with North Main Street and the Highway 101 on-
ramp in the community of Templeton. The site is in the Salinas River planning area. 

 An initial study was previously prepared for this project, and a Mitigated Negative Declaration 
(MND) was issued on August 25, 2005 for this project. A Request for Review of the MND was 
received on September 8, 2005 raising concerns regarding multiple topics within the MND. This 
initial study has been prepared a result of the items raised in the Request for Review as well as 
items raised from community comments and additional analysis by staff. 
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Table 1. Proposed Development  

Development Type 
Sq. 

Footage 
Number of 
Buildings

Number 
of Units 

Phase of 
Development 

Commercial Mini Warehouse-Storage 71,200 4 7881 1
  Mini Warehouse-Office 1,400 12 1 1
  Retail 79,000 7 7 1
  Live/Work- Office/Retail 10,044 8 30 1
  Restaurant (Drive-Thru) 4,100 1 1 1
  Restaurant (Sit-down) 7,100 1 1 1
  Retail 29,580 3 TBD 2
  TOTAL 202,424      
Residential Single-Family 113,188 55 55 1
  Multi-Family 52,382 11 33 1
  Live/Work 54,794 83 30 1
  TOTAL 220,364      
TOTAL   422,788 90 158  
1 Individual storage units (not calculated in total)     
2 Calculated in Mini-Warehouse- Storage section    
3 Already calculated in the Commercial section    

  

ASSESSOR PARCEL NUMBER (S): 040-211-009 SUPERVISORIAL DISTRICT # 1  

B. EXISTING SETTING 

PLANNING AREA: Salinas River, Templeton      

LAND USE CATEGORY: Commercial Retail            

COMBINING DESIGNATION (S):  Flood Hazard                      

EXISTING USES: Residence , accessory structures        

TOPOGRAPHY: Nearly level           

VEGETATION: Grasses , scattered oaks                  

PARCEL SIZE: 41.6 acres      

SURROUNDING LAND USE CATEGORIES AND USES: 

North:  Commercial Service;  commercial use      
      

East:  Agriculture;  agricultural uses, residential,
accessory structures      



 

South:  Commercial Retail/ Agriculture  
commercial use, agricultural uses       
      

West:  Residential Rural;  agricultural uses      
(Vineyard) 

      
C. ENVIRONMENTAL ANALYSIS 
During the Initial Study process, several issues were identified as having potentially significant 
environmental effects (see following Initial Study).  Those potentially significant items associated with 
the proposed uses can be minimized to less than significant levels. 

COUNTY OF SAN LUIS OBISPO 
 INITIAL STUDY CHECKLIST 

 

1. AESTHETICS - Will the project: Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a)  Create an aesthetically incompatible 
site open to public view? 

    

b)  Introduce a use within a scenic view 
open to public view? 

    

c) Change the visual character of an 
area? 

    

d) Create glare or night lighting, which 
may affect surrounding areas? 

    

e) Impact unique geological or 
physical features?      

f) Other:           
Setting. The project site is located on the east side of Ramada Drive approximately 550 feet north of 
the intersection with North Main Street and the Highway 101 on-ramp in the community of Templeton 
within the Comercial Retail Land Use Category. The surrounding area is characterized by a mix of 
residential, agricultural, and commercial uses. To the north of the site is commercial service use (Cal 
Coast Machinery), to the south of the site is commercial retail use and agricultural use, to the west of 
the site is Highway 101, and to the east of the site is agricultural and residential use. The project will 
be visible from Ramada Drive, Main Street, Theater Drive, and Highway 101. 

Impact.  The project consists of the subdivision of an existing 41.6 acre parcel into 74 parcels and the 
development of commercial and residential buildings totaling 422,788 square feet in size. Proposed 
development of phase 1 includes 4 mini-storage buildings, 7 commercial retail buildings, 8 live/work 
buildings, 1 drive-through restaurant, 1 sit-down restaurant, 55 single-family residential buildings, 11 
multi-family residential buildings. Phase 2 includes 3 commercial retail buildings totaling 
approximately 29,580 square feet. 

The property is zoned for Commercial Retail use and is called out specifically in the Salinas River 
Area Plan for regional commercial use. “Regional shopping districts are planned for Ramada Drive 
just north of the North Main and highway 101 interchange and just south of Marquita Drive, with the 
purpose of serving the north county region with major commercial establishments and providing visitor 
theme destinations” (Salinas River Area Plan, 4-33). The surrounding area consists of commercial 
service, commercial retail uses, and residential use. The property does not fall within a scenic 
corridor. 
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The proposed development has the potential to affect the rural character of Templeton by introducing 
a development that is inconsistent with the community design standards and/or contributing to light 
pollution. “As a general description, Templeton appears as a rural, western village whose nucleus 
remains on Main Street, surrounded by decreasingly intense residential and commercial development 
as one moves outward, away from downtown” (Templeton Community Design Plan, II-2).  

Mitigation/Conclusion.  With the incorporation of San Luis Obispo County Land Use Ordinance 
requirements and guidelines found within the Templeton Community Design Plan relating to 
landscaping, lighting, architecture, and site design, many impacts to aesthetics will be reduced to a 
level of insignificance. A potential condition to address these issues was developed in the previous 
MND and read: 

 Prior to issuance of grading and construction permits, the applicant will submit evidence 
indicating how the project meets the applicable provisions within the San Luis Obispo County 
Land Use Ordinance and guidelines found within the Templeton Community Design Plan, 
relating to landscaping, lighting, architecture, and site design. 

However, due to the potentially significant impacts resulting from the proposed development of this 
41.6 acre site which is visible from Ramada Drive, Main Street, Theater Drive, and Highway 101, a 
discussion and recommendations of adequate and feasible mitigation measures to ensure that visual 
resources are adequately protected is required. 

The aesthetic analysis shall include, but not be limited to, the following: 

1. Consultation with the Templeton Area Advisory Group Architectural Advisory Committee 
regarding consistency of the proposed development with the Templeton Design Plan.   

2. Recommendation and discussion of adequate and feasible mitigation measures, if any, to 
ensure that visual resources are adequately protected. 

 

2.  AGRICULTURAL RESOURCES 
- Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Convert prime agricultural land to 
non-agricultural use? 

    

b)  Impair agricultural use of other 
property or result in conversion to 
other uses? 

    

c) Conflict with existing zoning or 
Williamson Act program? 

    

d) Other:             
 
Setting.  The soil types include: Arbuckle fine sandy loam, (0 - 2% slope), Lockwood shaly loam, (0 - 
2% slope), Lockwood-Concepcion complex, (9 - 15 % slope).  As described in the Natural Resource 
Conservation Service Soil Survey, the “non-irrigated” soil class is “IV”, and the “irrigated” soil class is 
“I to III”. The project is located adjacent to agricultural use to the south and east. These properties are 
currently used for hay, wheat, and other dry land farming. 
 

Impact. A referral was sent to the San Luis Obispo Department of Agriculture (AG). The department 
acknowledged (letter, July 30, 2004) that this property as well as the majority of surrounding property 
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is not zoned for agriculture and that impacts to agriculture due to the loss of the land associated with 
this project would have been assessed at the time the land was zoned for Commercial Retail. Prior to 
the land being converted to Commercial Retail during the Salinas River Area Plan update in 1994, the 
property was zoned for commercial service and industrial uses (from approximately 1980-1994). 

The AG Department reviewed the proposed project and determined that a 400-foot buffer on the east 
property line and 100 foot buffer on the southern property line are necessary to minimize impacts to 
existing agricultural activities. The department determined that the proposed site design meets the 
required agricultural buffers derived from dry farmed field crops found adjacent to the project site. The 
department commented that the project would result in less than significant impacts to agricultural 
resources or operations given that the mitigation measures regarding buffers, fencing along the 
southern property line, and notification of future property residents of the County Right to Farm 
Ordinance are implemented. However, concerns regarding locating proposed recreational uses on the 
eastern portion of the site were raised (email correspondence between Isensee and Jennings; August 
16, 2005). The main concern is that locating the proposed recreational use adjacent to an existing 
agricultural use (across the railroad tracks) will create hazards to the users of the recreational areas 
and potentially impair existing agricultural activities.  

Locating a potentially incompatible use adjacent to an existing agricultural use has the potential to 
result in potentially significant impacts to the existing agricultural use by minimizing future agricultural 
operations and may also pose a health concern for users of the recreational area (addressed in the 
hazards section). Additional discussion and analysis is needed in order to determine the level of 
impact regarding the compatibility of Agriculture and Recreation. 

Mitigation/Conclusion. The applicant has previously agreed to apply mitigation measures including 
restricting residential use in the recommended agricultural buffers, use of a fence on the southern 
property line, and notifying future property residents of the County Right to Farm Ordinance. The 
following are potential mitigation measures (developed in the original MND): 

 Prior to transfer of the parcels created by this subdivision, the applicant shall disclose to 
prospective buyers, of all parcels created by this proposal, the consequences of existing and 
potential intensive agricultural operations on adjacent parcels including, but not limited to: 
dust, noise, odors and agricultural chemicals and the county's Right to Farm ordinance 
currently in effect at the time said deed(s) are recorded. 

 
 Prior to recordation of the final map, the applicant shall provide an agricultural buffer on the 

subject property as shown on the attached exhibit as follows: 
o 150 feet along the eastern property line of the parent parcel 
o 90-150 feet along the southern property line of the parent parcel 
o No structures used for human habitation shall be constructed in the buffer area.  The 

agricultural buffer shall no longer be in effect if the adjacent agricultural use is 
discontinued. 

 
 At the time of application for construction permits, the applicant shall clearly delineate the 

agricultural buffer on the project plans. 
 

Due to the potentially significant impacts resulting from the introduction of a potentially incompatible 
recreational use adjacent to existing agricultural operations, additional analysis by a qualified 
individual is required.  The agricultural resource analysis should include, but not be limited to, the 
following: 

1. Consultation with the County Agricultural Commissioner's Office regarding the mitigation 
measures stated in the referral response letter of July 30, 2004.  
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2. Evaluation of the potential for incompatibilities between agriculture and recreational/ 
residential uses. 

3. Recommendation and discussion of adequate and feasible mitigation measures, if any, to 
ensure that agricultural resources are adequately protected. 

 
 

3. AIR QUALITY - Will the project: Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Violate any state or federal ambient 
air quality standard, or exceed air 
quality emission thresholds as 
established by County Air Pollution 
Control District? 

    

b)  Expose any sensitive receptor to 
substantial air pollutant 
concentrations? 

    

c) Create or subject individuals to 
objectionable odors? 

    

d) Be inconsistent with the District’s 
Clean Air Plan?  

    

e) Other:             
Setting.  The Air Pollution Control District (APCD) has developed the CEQA Air Quality Handbook to 
evaluate project specific impacts and to help determine if air quality mitigation measures are needed, 
or if potentially significant impacts could result.  To evaluate long-term emissions, cumulative effects, 
and establish countywide programs to reach acceptable air quality levels, a Clean Air Plan has been 
adopted (prepared by APCD). 

Impact.  As proposed, the project will result in the disturbance of approximately 41.6 acres of 
disturbance.  This will result in the creation of construction dust, short- and long-term vehicle 
emissions, as well as operational impacts to air quality due to future commercial uses resulting from 
this project in excess of 25 lbs/day. This project was referred to the Air Pollution Control District 
(APCD). APCD responded originally on July 26, 2004 that this project by design has already 
incorporated many of the standard and additional mitigation measures promoting clean air that APCD 
usually requires such as: a mix of commercial and residential uses, parks within the residential areas, 
a Class I bike path, and easy access to Highway 101. APCD determined that the project is consistent 
with the general level of development anticipated and projected in the Clean Air Plan and that no 
significant air quality impacts were expected to occur with incorporation of the included mitigation 
measures.  

After the referral comments were developed, the project description changed and the project was re-
referred to APCD. APCD comments in the subsequent referral letter (Mutziger; October 5, 2005) were 
somewhat similar but contained added mitigation measures in order to reduce the potential impacts 
resulting from this project to levels of insignificance. Even though APCD has determined that with the 
incorporation of mitigation measures this project will not create a significant impact the air quality, 
concerns were raised in the Request for Review (September 8, 2005) that should be evaluated further 
in order to confirm that the impacts to air quality resulting from this project are less than significant.  
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Mitigation/Conclusion.  To mitigate for potential air quality impacts, the applicant has previously 
agreed to comply with APCD=s standard construction dust control measures including: use of water 
trucks, reducing the amount of disturbed area, and rapid re-vegetation or building pad construction 
after grading, as well as operational mitigations such as increasing building efficiency. The following 
mitigation measures were developed in the original MND: 
 

 Prior to removal or relocation of any utility pipelines or demolition/remodeling of 
existing buildings, the applicant shall notify the APCD and submit an asbestos survey 
prepared by a qualified individual.  Contact Tim Fuhs of the APCD Enforcement Division at 
781-5912. 

 
 Prior to issuance of grading and construction permits, the applicant shall conduct a 

geologic investigation for naturally occurring asbestos on the project site.  If naturally occurring 
asbestos is found at the site, the applicant must comply with all requirements outlined in the 
Asbestos ATCM for Construction, Grading, Quarrying, and Surface Mining Operations.  These 
requirements may include, but are not limited to: 1) an Asbestos Dust Mitigation Plan which 
must be approved by the APCD before construction begins, and 2) an Asbestos Health and 
Safety Program may be required. 

 
 Prior to developmental burning of vegetative material, the applicant shall apply for and 

obtain a burn permit from the APCD and County Fire/California Department of Forestry.  The 
application requires the submittal of a technical feasibility study. 

 
 Prior to issuance of grading and construction permits, the following measures shall be 

incorporated into the construction phase of the project and shown on all applicable plans prior 
to construction permit issuance: 

 
o Reduce the amount of the disturbed area where possible. 
o Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust 

from leaving the site.  Increased watering frequency would be required whenever wind 
speeds exceed 15 mph.  Reclaimed (nonpotable) water should be used whenever 
possible. 

o All dirt stock-pile areas should be sprayed daily as needed. 
o Permanent dust control measures should be implemented as soon as possible 

following completion of any soil disturbing activities.  
o Exposed ground areas that are planned to be reworked at dates greater than one 

month after initial grading should be sown with a fast-germinating native grass seed 
and watered until vegetation is established. 

o All disturbed soil areas not subject to revegetation should be stabilized using approved 
chemical soil binders, jute netting, or other methods approved in advance by the 
APCD. 

o All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as 
possible.  In addition, building pads should be laid as soon as possible after grading 
unless seeding or soil binders are used. 

o Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved 
surface at the construction site. 

o All trucks hauling dirt, sand, or other loose materials are to be covered or should 
maintain at least two feet of free board (minimum vertical distance between top of load 
and top of trailer) in accordance with CVC Section 23114.   

o Install wheel washers where vehicles enter and exit unpaved roads onto streets, or 
wash off trucks and equipment leaving the site. 
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o Sweep streets at the end of each day if visible soil material is carried onto adjacent 
paved roads.  Water sweepers with reclaimed water should be used where feasible. 

 
In addition, the contractor or builder should designate a person or persons to monitor 
dust control and to order increased watering, as necessary, to prevent transport of dust 
off site.  Their duties shall include holidays and weekend periods when work may not 
be in progress.  The name and telephone number of such persons shall be provided to 
the APCD prior to land use clearance for map recordation and finished grading of the 
area.  

 
 Prior to issuance of grading and construction permits, the following measures shall be 

incorporated into the construction phase of the project and shown on all applicable plans prior 
to construction permit issuance: 
Only the following types of wood burning devices shall be allowed (based on District Rule 
504):  a) EPA-Certified Phase II wood burning devices; b) catalytic wood burning devices 
emitting less than or equal to 4.1 grams per hour of particulate matter, as verified by a 
nationally-recognized testing lab; c) non catalytic wood burning devices which emit less than 
or equal to 7.5 grams per hour of particulate matter, as verified by a nationally-recognized 
testing lab; d) pellet-fueled woodheaters; or e) dedicated gas-fired fireplaces.  Prior to 
construction permit issuance, such devices shall be shown on all applicable plans. 

 

 Based on URBEMIS2002 (air quality) modeling, the proposed residential project will generate 
a level higher than Tier 2 thresholds of one or more of the following pollutants:  ROG, NOx, 
SO2, PM10; the project will need to include the following measures and be shown on all 
applicable plans prior to construction permit issuance: 

o Increase the building energy efficiency rating by 10% above what is required by Title 
24 requirements (this can be accomplished in a number of ways (increasing attic, wall 
or floor insulation, etc.). 

o Incorporate shade tree planting along the southern exposures of buildings to reduce 
summer cooling needs. 

o Use roof material with a solar reflectance value meeting the EPA/DOE Energy Star 
rating to reduce summer cooling needs. 

o Use built-in energy efficient appliances, where applicable. 

o Build new homes with internal wiring/cabling that allows teltcommuting, 
teleconferencing and telelearning to occur simotaneously at several locations in the 
home. 

o If the project is located on an established transit route, improve public transit 
accessibility by providing a transit turnout with direct pedestrian access to the project or 
improve existing transit stop amenities. 

o Provide incentives to employees to carpool/vanpool, take public transportation, 
telecommute, walk, bike, etc by implementing the Transportation Choices Program. 
The applicant should Contact SLO Regional Rideshare at 541-2277 to receive free 
consulting services on how to start and maintain a program.   

o Provide Transportation Choices Program information centers on alternative 
transportation modes at the site (i.e. a transportation kiosk).  Contact SLO Regional 
Rideshare for appropriate materials at 541-2277. 

o Use low energy parking lot and street lights (e.g. sodium). 
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o For the commercial component of the project, provide secure on-site bicycle parking.  
One bicycle parking station for every 10-car parking spaces is considered appropriate.  

o For the commercial component of the project, provide shower and locker facilities to 
encourage employees to bike and/or walk to work, typically one shower and three 
lockers for every 25 employees. 

Due to the project’s potential impacts, raised in the Request for Review of the MND, to air quality and 
that San Luis Obispo County has been designated non-attainment for PM10 (fine particulate), 
additional analysis of air quality impacts shall be accomplished by a qualified air quality specialist and 
shall include, but not necessarily be limited to, the following: 

1. Consultation with the Air Pollution Control District regarding the mitigation measures listed in 
the referral response letters of October 5, 2005 and July 26, 2004. 

2. Discussion of County air quality policies relative to development, using thresholds of 
significance derived from the adopted Clean Air Plan. 

3. Summary of the thresholds and air quality constraints for development of the property. 

4. Recommendation and discussion of adequate and feasible mitigation measures, if any, to 
address air quality impacts. 

 

4. BIOLOGICAL RESOURCES -  
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Result in a loss of unique or special 
status species or their habitats? 

    

b)  Reduce the extent, diversity or 
quality of native or other important 
vegetation?  

    

c) Impact wetland or riparian habitat?     
d) Introduce barriers to movement of 

resident or migratory fish or wildlife 
species, or factors, which could 
hinder the normal activities of 
wildlife? 

    

e) Other:             
Setting.  The subject property consists of approximately 38 acres of grassland habitat and two acres 
of trees, and shrubs. The property is situated on an ancient flood terrace on the west side of the 
Salinas River. The elevation of the property varies from 760 feet at the east end to almost 780 feet at 
the west end. The soils are generally a sandy loam, with some areas containing gravel layers at the 
surface that suppress the growth of annual grasses. These gravelly areas are generally dominated by 
native wildflowers. The dominant annual grasses are Mediterranean exotics typical of the area. There 
are several large valley and coast live oak trees on the property scattered throughout the grassland. A 
drainage swale crosses the southwest corner of the property. No riparian or wetland vegetation is 
associated with the swale and the drainage does not have attributes suggestive of jurisdictional 
waters or wetlands. A Biological Assessment was conducted for the property (Althouse and Meade, 
Inc.; May of 2005). 
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Plants. 71 species of plants were identified on the project site. A search of the California Natural 
Diversity Database (CNDDB) and California Native Plant Society (CNPS) On-Line Inventory of Rare 
and Endangered Vascular Plants of California for the Templeton, Paso Robles, Creston, and York 
Mountain quadrangles found 19 special status species known to be present in the area. 13 additional 
rare species were added to the list by Althouse and Meade from their knowledge of the area. No 
special status plants were identified on the property during site surveys on April and May of 2005. No 
special status plants are expected to occur on the property.  

Wildlife. The 95 animal species that were observed or are expected to occur on or near the property 
include 16 mammals, 72 birds, 4 reptiles, and 3 amphibians. The Biological Assessment determined 
that 6 special status species have the potential to occur on the project site. Potential species include:  
the Pallid bat, Burrowing Owl, Townsend’s big-eared bat, Horned Lark, Yuma myotis, and American 
Badger. The remaining 26 sensitive species known from the vicinity of the project site are not 
expected to occur on the property due to the absence of required soil type, lack of appropriate habitat, 
or because the project site is substantially outside of the known range for the species.  

Impact.  Loss of habitat. The proposed project will permanently remove approximately 35 acres of the 
existing annual grassland habitat and five additional acres that include opportunistic habitat in 
abandoned structures and landscape vegetation. The permanent removal of the existing grassland 
will contribute to the cumulative loss of this habitat type in the area. 

To avoid the potential take of any rare species that could occur on the property, appropriate timed 
surveys and construction activities are required. 

Several of the large Oak trees on the property are considered to be biological resources worthy of 
protection. An Oak tree inventory and protection plan was prepared (Alvarez & Tamagni; March 28, 
2004) for the property. The tree inventory determined that 3 healthy Coast Live Oak trees and 1 
unhealthy Coast Live Oak are proposed to be removed and 2 large Valley Oaks and 1 Coast Live Oak 
are proposed to be retained on the site. If retained on the site, the habitat value for these trees will be 
greatly reduced.  

 
Mitigation/Conclusion.  The applicant has previously agreed to several measures to reduce potential 
biological resource impacts to less than significant levels.  Mitigation measures include: pre-
construction nesting bird and sensitive wildlife surveys and oak tree protection.  The applicant is 
required to replace removed oaks at a 4:1 ratio and impacted oaks at a 2:1 ratio.  In addition, a 
Stormwater Pollution Prevention Plan (SWPPP) and a sedimentation and erosion control plan would 
be required for the proposed project prior to any site disturbance (refer to Section 6, Geology).  The 
following mitigation measures were listed in the MND issued August 25, 2005 for this project: 
  

 Immediately prior to ground disturbance activities, if work occurs between March 1st and 
August 1st, nesting bird surveys shall be conducted. To avoid impacts to nesting birds, grading 
and construction activities that affect grassland habitats or trees shall not be conducted during 
the breeding season from March 1st to August 1st. If construction activities must be conducted 
during this period, nesting bird surveys shall take place within one week of ground 
disturbance. Ground nesting birds are possible in un-mowed fallow grasslands. If surveys do 
not locate nesting birds, construction activities may be conducted. If nesting birds are located, 
no construction activities shall occur within 100 feet of nests until chicks are fledged. A 300-
foot set-back will be required for raptor nests. 

 
 Immediately prior to ground disturbance activities and every 6 months thereafter, a pre-

construction survey shall be conducted to identify if badgers are using the site. The applicant 
shall submit the results of the survey shall be sent within 30 days to CDFG. If the pre-
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construction survey finds potential badger dens, they shall be inspected to determine whether 
they are occupied. The survey shall cover the entire property, and shall examine both old and 
new dens. If potential badger dens are too long to completely inspect from the entrance, a 
fiber optic scope shall be used to examine the den to the end. Inactive dens may be excavated 
by hand with a shovel to prevent re-use of dens during construction. If badgers are found in 
dens on the property between February and July, nursing young may be present. To avoid 
disturbance and the possibility of direct take of adults and nursing young, and to prevent 
badgers from becoming trapped in burrows during construction activity, no grading shall occur 
within 100 feet of active badger dens between February and July. Between July 1st and 
February 1st all potential badger dens shall be inspected to determine if badgers are present. 
During the winter badgers do not truly hibernate, but are inactive and asleep in their dens for 
several days at a time. Because they can be torpid during the winter, they are vulnerable to 
disturbances that may collapse their dens before they rouse and emerge. Therefore, every 6 
months, surveys shall be conducted for badger dens. If badger dens are found on the property 
during the pre-construction survey, the CDFG wildlife biologist for the area shall be contacted 
to review current allowable management practices. 

 
 Prior to demolition of buildings, a pre-construction survey shall be conducted by a qualified 

biologist to determine if any of the buildings proposed for demolition harbor sensitive bat 
colonies. Maternal bat colonies may not be disturbed. If bats are found, the project biologist 
will work with the CDFG to decide on appropriate steps to exclude the bats from the buildings 
during the fall or winter (outside the breeding season). 

 
 Immediately prior to ground disturbance activities, if work occurs between March 1st and 

August 1st, nesting bird surveys shall be conducted. To avoid impacts to nesting birds, grading 
and construction activities that affect grassland habitats or tress shall not be conducted during 
the breeding season from March 1st to August 1st. If construction activities must be conducted 
during this period, nesting bird surveys shall take place within one week of ground 
disturbance. Ground nesting birds are possible in un-mowed fallow grasslands. If surveys do 
not locate nesting birds, construction activities may be conducted. If nesting birds are located, 
no construction activities shall occur within 100 feet of nests until chicks are fledged. 

 
 Prior to final inspection of subdivision improvements, the applicant shall replace, in kind 

at a 4:1 ratio all oak trees removed as a result of the development of the project, and in 
addition, shall plant, at a 2:1 ratio all oak trees impacted but not removed. Replanting shall be 
completed as soon as it is feasible (e.g. irrigation water is available, grading done in replant 
area).  Replant areas shall be either in native topsoil or areas where native topsoil has been 
reapplied.  If the latter, topsoil shall be carefully removed and stockpiled for spreading over 
graded areas to be replanted (set aside enough for 6-12" layer).  

 
 At the time of application for subdivision improvement plans, the applicant shall clearly 

show on the project plans the type, size, and location of all trees to be removed as part of the 
project and all remaining trees within 50 feet of construction activities.  The project plans shall 
also show the type and location of tree protection measures to be employed.  All trees to 
remain on-site that are within fifty feet of construction or grading activities shall be marked for 
protection (e.g., with flagging) and their root zone fenced prior to any grading.  The outer edge 
of the tree root zone is 1-1/2 times the distance from the trunk to the drip line of the tree.  
Grading, utility trenching, compaction of soil, or placement of fill shall be avoided within these 
fenced areas.  If grading in the root zone cannot be avoided, retaining walls shall be 
constructed to minimize cut and fill impacts.  Care shall be taken to avoid surface roots within 
the top 18 inches of soil.  If any roots must be removed or exposed, they shall be cleanly cut 
and not left exposed above the ground surface. 

 

 
County of San Luis Obispo, Initial Study for Westpac Investments Tract Map_IS.doc Page 12 



 

  If oak trees are removed between March 1st and October 31st, a qualified biologist shall be 
retained to inspect the trees for nesting birds and bats within one week of removal. If surveys 
do not locate nesting birds or bats, construction activities may be conducted. If nesting birds 
are located, no construction activities shall occur within 100 feet of nests until chicks are 
fledged.  A 300-foot setback will be required for raptor nests. If a maternal colony of bats is 
found, removal cannot occur between April and November.  

 
 During ground disturbing construction activities, the applicant shall implement the Tree 

Protection Plan measures as follows: 
o Fencing:  The proposed fencing shall be shown on the grading plan. It must be a 

minimum of 4’ high chain link, snow or safety fence staked at the edge of the dripline or 
line of encroachment for each tree or group of trees. The fence shall be up before any 
construction or earth moving begins. The fencing should be placed at the edge of the 
drip-line or further as measured from the actual trees. The owner shall be responsible 
for maintaining an erect fence throughout the construction period. The arborist(s), upon 
notification, will inspect the fence placement once it is erected. After this time, fencing 
shall not be moved without arborist inspection/approval. If the orange plastic fencing is 
used, a minimum of four zip ties shall be used on each stake to secure the fence along 
with tie wire or other suitable material intertwined through the top.  

o Soil Aeration Methods: Soils within the drip-line that have been compacted by heavy 
equipment and/or construction activities must be returned to their original state before 
all work is completed. Methods include water jetting, adding organic matter, and boring 
small holes with an auger (18” deep, 2-3’ apart with a 2-4” auger) and the application of 
moderate amounts of nitrogen fertilizer. The arborist(s) shall advise. 

o Chip Mulch: All areas within the drip-line of the trees that cannot be fenced shall 
receive a 4-6” layer of chip mulch to retain moisture, soil structure and reduce the 
effects of soil compaction.  

o Trenching Within Drip-line: All trenching within the drip-line of native trees shall be 
hand dug, augured or bored. Prior to any trenching, all utility paths under the drip lines 
shall be marked by the owner and subsequently air spade to expose all roots without 
damaging them. Conduit/piping shall then be placed over/under all roots greater than 
one inch in diameter. The trench can then be re-buried without the need to cut any 
large roots. 

o Grading Within The Drip-line: Grading should not encroach within the drip-line unless 
authorized. If grading is necessary, construction of retaining walls or tree wells or other 
protection measures may be necessary to insure the survivability of the trees. Chip 
mulch 4-6” in depth may also be required in these areas. Grading should not disrupt 
the normal drainage pattern around the trees. Fills should not create a ponding 
condition and excavations should not leave the tree on a rapidly draining mound. 

o Exposed Roots: Any exposed roots shall be re-covered the same day they were 
exposed. If they cannot, they must be covered with burlap or another suitable material 
and wetted down 2x per day until re-buried. 

o Paving Within the Drip-line: Pervious surfacing is preferred within the drip-line of any 
oak tree. Permeable pavers with void space shall be used under any drip-line. 
Arborist(s) will advise. 

o Equipment Operation: Vehicles and all heavy equipment shall not be driven under the 
trees, as this will contribute to soil compaction. Also there is to be no parking of 
equipment or personal vehicles in these areas. All areas behind fencing are off limits 
unless pre-approved by the arborist. 

o Existing Surfaces: The existing ground surface within the drip-line of all oak trees shall 
not be cut, filled, compacted, or pared, unless shown on the grading plans and 
approved by the arborist. 
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o Construction Materials and Waste: No liquid or solid construction waste shall be 
dumped on the ground within the drip-line of any oak tree. 

o Arborist Monitoring: an arborist shall be present for selected activities (trees identified 
on spreadsheet) and pre-construction fence placement inspection. The monitoring 
does not necessarily have to be continuous but observational at times during the above 
activities. It is the responsibility of the owner(s) or their designee to inform us prior to 
these events so we can make arrangements to be present. The following activities 
shall be monitored: 

 Any trenching within the drip-line (utilities) 
 Curb footing excavation 
 Sidewalk grading 
 Building footing excavation 
 Road grading 

o Pre-Construction Meeting: An on-site pre-construction meeting with the Arborist(s), 
Owner(s), Planning Staff, and the earth moving team shall be required for this project. 
Prior to final occupancy, a letter from the arborist(s) shall be required verifying the 
health/condition of all impacted trees and providing any recommendations for any 
additional mitigation. The letter shall verify that the arborist(s) were on site for all 
grading and/or trenching activity that encroached into the drip-line of the selected 
native trees, and that all work done in these areas was completed to the standards set 
forth above.  

o Pruning: Class 4 pruning includes-Crown reduction pruning shall consist of reduction of 
tops, sides or individual limbs. Attention will be given to removing limbs with 
woodpecker damage, cavities along with mistletoe removal. A trained arborist shall 
perform all pruning. Pruning shall take place prior to any construction. 

o Landscape: All landscape under the drip-line shall be drought tolerant or native 
varieties. Lawns shall be avoided. All irrigation trenching shall be routed around critical 
root zones, otherwise above group drip-irrigation shall be used. 

o Utility Placement: All utilities shall be placed down the roads and driveways and when 
possible outside of the drip-line. All trenching in these areas shall be hand dug. As 
stated above in the trenching mitigation, all paths shall be marked by the owner and air 
spade prior to any digging.  

 
Use of the aforementioned mitigation measures may sufficiently mitigate for potential impacts to 
biological resources resulting from this project, however without further analysis of the mitigation 
measures, potentially significant impacts to biological resources may exist. A biological resource 
analysis should be prepared and include, but not be limited to, the following: 

 
1. Pier review of the Biological Assessment submitted by Althouse and Meade, Inc (May of 

2005). 
2. Identification and discussion of feasible mitigation measures, if any, which could be included 

in the project to minimize potential adverse biological impacts to less than significant levels. 
 

 
 

5. CULTURAL RESOURCES -  
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Disturb pre-historic resources?     
b)  Disturb historic resources?     
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5. CULTURAL RESOURCES -  
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

c) Disturb paleontological resources?     
d) Other:             
Setting.  The proposed project is located along a cultural boundary between the Southern Salinan 
and the Northern (Obispeno) Chumash. Current understanding of factors these Native Americans 
favored for selection of use areas includes reliable water sources, proximity to food sources, and a 
wide view of the surrounding area. 

The surface of the proposed project is mapped of Quaternary Alluviam. The project site is underlain at 
variable depth by sediments of Quaternary Older Alluviam, Paso Robles Formation, Monterey 
Formation, and Vaqueros Formation.  

Impact.  An Archaeological and Paleontological Assessment of the proposed project site was 
conducted by Cogstone Resource Management, Inc on April 14, 2004.  From the archaeological 
standpoint the assessment discovered no evidence of cultural materials on the property, however, it 
did state that the attributes associated with areas chosen by Native Americans is evident on the 
property. Thus, the assessment concluded that the project site might have subsurface archaeological 
resources. 

From a paleontological standpoint, the assessment determined that the surface sediments are too 
young to contain fossils. There are four known fossil localities in the project vicinity. The field survey 
did not discover any fossils; however, the assessment did state that there is high potential for 
subsurface fossils. 

Mitigation/Conclusion. The applicant has agreed to submit and implement archaeological and 
paleontological resources monitoring plans and apply mitigation measures including data recovery if 
significant resources are found.  The following mitigation measures were listed in the original MND for 
the project and incorporation of them Implementation of the monitoring plans should mitigate potential 
impacts to archaeological and paleontological resources to less than significant. 

 Prior to issuance of grading and construction permits, the applicant shall submit for the 
review and approval of the Environmental Coordinator, a detailed research design for an 
Archaeological Monitoring & Recovery Plan (AMRP).  The AMRP shall be consistent with the 
Archaeological Assessment of the property (Cogstone; April 14, 2004) and shall be prepared 
by a qualified paleontologist approved by the Environmental Coordinator. The AMRP program 
shall include the following at minimum: 

 
o List of personnel involved in the monitoring activities; 
o Clear identification of what portions of the project (e.g. phases, areas of the site, types 

of activities); 
o Description of how the monitoring shall occur; 
o Description of frequency of monitoring (e.g. full-time, part time, spot checking); 
o Description of what resources are expected to be encountered; 
o Description of circumstances that would result in the "work diversion" at the project site; 
o Description of procedures for diverting work on the site and notification procedures; 
o Description of monitoring reporting procedures. 
o Disposition of collected materials; 
o Proposed analysis of results of data recovery and collected materials, including 

timeline of final analysis results. 
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 Prior to issuance of grading and construction permits, the applicant shall submit for the 

review and approval of the Environmental Coordinator, a detailed research design for a 
Paleontological Monitoring & Recovery Plan (PMRP).  The PMRP shall be consistent with the 
Paleontological Assessment of the property (Cogstone; April 14, 2004) and shall be prepared 
by a qualified paleontologist approved by the Environmental Coordinator. The PMRP program 
shall include the following at minimum: 

 
o List of personnel involved in the monitoring activities; 
o Clear identification of what portions of the project (e.g. phases, areas of the site, types 

of activities); 
o Description of how the monitoring shall occur; 
o Description of frequency of monitoring (e.g. full-time, part time, spot checking); 
o Description of what resources are expected to be encountered; 
o Description of circumstances that would result in the "work diversion" at the project site; 
o Description of procedures for diverting work on the site and notification procedures; 
o Description of monitoring reporting procedures. 
o Disposition of collected materials; 
o Proposed analysis of results of data recovery and collected materials, including 

timeline of final analysis results. 
 

To ensure that the mitigation measures proposed will not result in significant impacts to cultural and 
paleontological resources additional analysis is needed by a qualified archaeologist and shall include, 
but not be limited to, the following: 

 
1. Pier review of the Archaeological and Paleontological Assessment conducted for this project 

(Cogstone Resource Management, Inc on April 14, 2004). 
2. Recommendation and discussion of adequate and feasible mitigation measures, if any, to 

ensure that known and unknown archaeological resources are adequately protected. 
 
The location and detailed descriptions of pre-historic archaeological resources shall be contained in 
an appendix to be published under separate cover and clearly marked "Confidential, Not For Public 
Review". 
 
 

6. GEOLOGY AND SOILS -  
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Result in exposure to or production 
of unstable earth conditions, such 
as landslides, earthquakes, 
liquefaction, ground failure, land 
subsidence or other similar 
hazards? 

    

b)  Be within a California Geological 
Survey “Alquist-Priolo Earthquake 
Fault Zone”? 
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6. GEOLOGY AND SOILS -  
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

c) Result in soil erosion, topographic 
changes, loss of topsoil or unstable 
soil conditions from project-related 
improvements, such as vegetation 
removal, grading, excavation, or fill?

    

d) Change rates of soil absorption, or 
amount or direction of surface 
runoff? 

    

e) Include structures located on 
expansive soils? 

    

f) Change the drainage patterns where 
substantial on- or off-site 
sedimentation/ erosion or flooding 
may occur? 

    

g) Involve activities within the 100-year 
flood zone? 

    

h) Be inconsistent with the goals and 
policies of the County’s Safety 
Element relating to Geologic and 
Seismic Hazards? 

    

i) Preclude the future extraction of 
valuable mineral resources? 

    

j) Other:             
Setting. GEOLOGY - The topography of the project is nearly level.   The area proposed for 
development is outside of the Geologic Study Area designation.  The landslide risk potential is 
considered low.  The liquefaction potential during a ground-shaking event is considered high.  The 
project is within a known area containing serpentine or ultramafic rock or soils.   

Any project within the Geologic Study area designation or within a high liquefaction area is subject to 
the preparation of a geological report per the County’s Land Use Ordinance (LUO) section 22.14.070 
(c) to evaluate the area’s geological stability relating to the proposed use.  A Geotechnical report, as 
required by ordinance, will be required prior to finagling of the tract map to address concerns 
regarding liquification. Requirement of this report will minimize impacts regarding liquification to a less 
than significant amount. 

The project site is located adjacent to an area that is within the Extractive Resource Area (EX) land 
use designation in the San Luis Obispo County Land Use Ordinance. The Salinas River provides 
sand and gravel resources that are currently extracted from multiple mines located at various 
locations along the river. There are at least two active mines extracting resources from the Salinas 
River on parcels within one half of a mile of the project site.  

The Rinconada fault (a potentially active fault), as indicated in the Fault Traces Exhibit, may be 
located within close proximity of the northeast corner of the site. The Fault Traces Exhibit depicts 2 
published maps regarding this particular fault. The 1:62,500 scale map indicates that the fault is 
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located in the northeast corner of this site, while the 1:24,000 scale map indicates that no fault exists 
in this area. Due to the discrepancy of mapping of this particular fault and potential impacts as a result 
of placing structures on the fault, a Geotechnical study is required to address faulting if the report 
determines that faulting is different than shown in the Fault Traces Exhibit. If the report determines 
that the fault is located at a different location that what has been mapped, appropriate setbacks from 
the fault will be required. 

DRAINAGE – The area proposed for development is outside of the 100-year Flood Hazard 
designation as described in section 11- Water.  The Salinas River is approximately 0.1 mile to the 
east of the property.  As described in the Natural Resource Conservation Service Soil Survey, the soil 
is considered very poorly to moderately drained.  For areas where drainage is identified as a potential 
issue, the LUO (Sec. 22.52.080) includes a provision to prepare a drainage plan to minimize potential 
drainage impacts.  When required, this plan would need to address measures such as:  constructing 
on-site retention or detention basins, or installing surface water flow dissipaters.  This plan would also 
need to show that the increased surface runoff would have no more impacts than that caused by 
historic flows. 

A Preliminary Drainage Report was prepared (Wallace Group; July 22, 2005) for this project.  Details 
of the report are described in Section 14 of this report. The purpose of the report was to provide a 
drainage analysis regarding taking runoff from the site and conveying it north and south from the site 
via the railroad right-of-way, it’s historical flow path.  

SEDIMENTATION AND EROSION – The soil types include: Arbuckle fine sandy loam, (0 - 2% slope), 
Lockwood shaly loam, (0 - 2% slope), Lockwood-Concepcion complex, (9 - 15 % slope).  As 
described in the NRCS Soil Survey, the soil surface is considered to have moderate to high erodibility 
and low to high shrink-swell characteristics.   

When highly erosive conditions exist, a sedimentation and erosion control plan is required (LUO Sec. 
22.52.090) to minimize these impacts.  When required, the plan is prepared by a civil engineer to 
address both temporary and long-term sedimentation and erosion impacts.  Projects involving more 
than one acre of disturbance are subject to the preparation of a Storm Water Pollution Prevention 
Plan (SWPPP), which focuses on controlling storm water runoff.  The Regional Water Quality Control 
Board is the local extension that monitors this program. 

Impact.  As proposed, the project will result in the disturbance of approximately 41 acres. Due to the 
potential presence of asbestos, the applicant will be required to conduct a geologic investigation for 
naturally occurring asbestos on the project site (see section 3). In addition, prior to recordation of the 
final map, the applicant is required to prepare a SWPPP and a Sedimentation and Erosion Control 
plan as specified in section 22.05.034 of the County Land Use Ordinance prior to issuance of permits. 
Significant impacts regarding liquification, faulting, and drainage are possible if further analysis is not 
completed. 

Furthermore, when proposing any use other than resource extraction within the EX land use 
designation, the Land Use Ordinance requires that a specific finding be approved. The finding to be 
made states that the proposed use will not adversely affect the continuing operation or expansion of 
the extractive use.  Even though this project is not designated EX, it is adjacent to a property that is 
designated such. Therefore, in order to determine the impacts associated with the development 
proposed by this project in relation to resource extractive operations, a discussion of the impacts to 
applicable mining operations should be further analyzed. 

  Mitigation/Conclusion.  A registered engineer must evaluate potentially significant drainage, 
erosion, and sedimentation impacts.  The analysis should include, but not be limited to, the following: 
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1. Consultation with the County Public Works Department. 
2. Pier review of the Preliminary Drainage Report that was prepared for this project (Wallace 

Group; July 22, 2005). 
3. Identification and discussion of feasible mitigation measures, if any, which could be included 

in the project to minimize potential adverse drainage, erosion, and sedimentation impacts. 

A Registered Engineering geologist will be needed to consider the following when evaluating the 
project’s potentially significant impacts to or from geological resources: 

1. Consultation with the County Public Works Department, the County Department of Planning 
and Building, reference to the San Luis Obispo County Land Use Ordinance (including the 
Safety Element) and County GIS mapping. 

2. Incorporate at a minimum the following project setting components: 
a. Faulting 

3. Mapping of significant areas that pose geologic hazards. 
4. Evaluation and discussion of the geologic features of the site and surrounding area that may 

have a significant adverse impact on the development of the project. 
5. Identification and discussion of feasible mitigation measures, if any, which could be included 

in the project to minimize potential impacts related to geologic hazards or topographic 
alteration. 

 

A qualified individual will be needed to consider the following when evaluating the project’s potentially 
significant impacts to or from resource extractive resources: 

1. Identification and discussion of feasible mitigation measures, if any, which could be included 
in the project to minimize potential impacts to any resource extraction operations. 

 
 

7. HAZARDS & HAZARDOUS 
MATERIALS - Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Result in a risk of explosion or 
release of hazardous substances 
(e.g. oil, pesticides, chemicals, 
radiation) or exposure of people to 
hazardous substances? 

    

b)  Interfere with an emergency 
response or evacuation plan? 

    

c) Expose people to safety risk 
associated with airport flight 
pattern? 

    

d) Increase fire hazard risk or expose 
people or structures to high fire 
hazard conditions? 

    

e) Create any other health hazard or 
 potential hazard? 

    

f) Other:             
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Setting.  The project is not within a high severity risk area for fire.  The project is not within the Airport 
Review area. The project is not located in an area of known hazardous material contamination.   

Impact.  The project does not present a significant fire safety risk.  The project is not expected to 
conflict with any regional evacuation plan. A Phase I Environmental Site Assessment was completed 
for the subject property by GeoResearch on November 11, 1994. The purpose of the assessment was 
to determine if current or historical uses of the subject property or surrounding properties have 
resulted in the presence of known or suspected hazardous materials that have the potential for 
adverse environmental impact to the subject property. The assessment determined that asbestos-
containing materials may be present within the buildings on the subject property. An asbestos survey 
is recommended prior to any significant renovation or demolition of any of the structures. The 
assessment also concluded that lead-containing paint might be present within the buildings on the 
property. A lead paint survey is recommended to evaluate of paint in the buildings contains lead at 
excessive concentrations. The assessment identified that an empty above ground fuel tank is present 
on site. The assessment suggested that if the tank is to be reused, that a permit to operate the fuel 
tank and dispenser be obtained from the local enforcement agency and that the fueling facility be up-
graded to meet applicable regulatory standards. The project does not propose the use of hazardous 
materials.   

As described in Section 2, the location of the recreational component of this project is adjacent 
(across the railroad tracks) from an existing agricultural operation. Locating a potentially incompatible 
use adjacent to an existing agricultural use could result in potentially significant impacts to the users 
of the recreational area by exposing them to pesticides and other agriculturally related hazards. 

Mitigation/Conclusion. Recommended measures to reduce potentially significant hazardous 
materials impacts to insignificant levels include obtaining surveys for asbestos and lead-containing 
paint and implementing applicable recommendations resulting from those surveys and obtaining 
relevant permits from the local enforcement agency if the above ground fuel tank is to be reused.  The 
mitigation measures stated in the previously issued MND included: 

 Prior to any significant renovation or demolition, due to the possibility for asbestos 
containing materials (ACM) to be present within the buildings on the subject property, an 
asbestos survey is recommended. In addition, due to the pre-1980 construction date, 
notification of residents, employees, maintenance workers, and outside contractors regarding 
the presence of ACM in the subject buildings is required in accordance with the Asbestos 
Notification Act/Connelly Bill (AB3713), California Health and Safety Code Section 25915. 

 Prior to any significant renovation or demolition, due to the potential for lead-containing 
paint to be present within the buildings on the subject property, a lead based paint survey be 
conducted to evaluate if paint in the buildings contains lead at excessive concentrations. 

 Prior to the re-use of the above ground fuel tank and dispenser, if applicable, apply for 
and obtain a permit to operate the fuel tank and dispenser from the local enforcement agency. 
The fueling facility should be upgraded to meet applicable regulatory standards. 

Based on the implementation of the mitigation measures listed above, hazards and hazardous 
materials impacts relating to asbestos, lead based paint and the fuel storage tank would be reduced 
to less than significant levels. However potentially significant impacts may result from the introduction 
of a potentially incompatible recreational use adjacent to existing agricultural operations, therefore, 
additional analysis is needed by a qualified individual.  The agricultural resource analysis should 
include, but not be limited to, the following: 

1. Pier review of the Phase I Environmental Site Assessment, which was completed for the 
subject property by GeoResearch on November 11, 1994. 

2. Evaluation of the potential for incompatibilities between agriculture and recreational/ 
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residential uses. 
3. Recommendation and discussion of adequate and feasible mitigation measures, if any, to 

ensure that users of the proposed recreational area are not adversely affected by the 
agricultural uses on the adjacent property. 

 
 

8. NOISE - Will the project: Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Expose people to noise levels that 
exceed the County Noise Element 
thresholds? 

    

b)  Generate increases in the ambient 
noise levels for adjoining areas?  

    

c) Expose people to severe noise or 
vibration?  

    

d) Other:             
Setting.  The site is bordered on the western property line by Highway 101/Ramada Drive and on the 
eastern property line by the Union Pacific Railroad Tracks.  The topography of the site is fairly level 
and thus will not substantially affect noise on the property. The noise contour maps of the San Luis 
Obispo County Noise Element indicate that the entire site is influenced by the noise of Highway 101 
and the Union Pacific Railroad tracks (60, 65, and 70 dB).  The northern portion of the site also falls 
within the 45 dB stationary noise contour of the Union Asphalt Batch Plant.   

Impact.  Proposed development includes commercial and residential buildings totaling 422,788 
square feet. The project will result in the disturbance of the entire parcel. The proposed project is 
within the Commercial Retail land use category and is located on the east side of Ramada Drive 
approximately 550 feet north of the intersection with North Main Street and the Highway 101 on-ramp. 
The proposed project consists of: 

 4 mini-storage buildings totaling 71,200 square feet of storage space and 1,400 square feet of 
office space 

 7 commercial retail buildings totaling approximately 79,000 square feet 
 8 live/work buildings totaling 10,044 square feet of office/retail space and 54,794 square feet 

of residential space 
 1 drive-through restaurant totaling 4,100 square feet 
 1 sit-down restaurant at 7,100 square feet 
 55 single-family residential buildings totaling approximately 113,188 square feet 
 11 multi-family residential buildings totaling 52,382 square feet 
 3 commercial retail buildings totaling approximately 29,580 square feet 

Due to the level of development and proximity to noise sources, the proposed project has the potential 
to generate significant stationary or transportation-related noise sources and has the potential to be 
exposed to significant noise levels. 

A noise analysis was completed (Bill Dohn; April 19, 2004).  The analysis identified that the noise from 
Highway 101 and the train tracks would impact all proposed lots on the site.  Based on the County 
Noise Element and the site plan, the analysis identified specific Exterior Noise Levels (LDN/CNEL or 
LEQ) for the following locations on the project: Commercial Lots (~75 dBA nearest Ramada Dr. to ~60 
dBA nearest railroad tracks), Mixed Use Lots surrounding park (~70 dBA nearest Ramada Dr. to  ~65 
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dBA nearest railroad tracks), Multi-Family Residential (~65 dBA nearest Ramada Dr. to ~ 60 dBA 
nearest railroad tracks), Single Family Residential (~65 dBA everywhere), and the Ballfield (~70 dBA). 
These levels are within the allowed levels as defined in the County Noise Element. 

The noise study identified specific noise level reductions (NLRs) that would be necessary for 
achieving 45 LDN/CNEL in indoor living spaces.  These NLRs are as follows: commercial buildings 
(with offices) nearest Ramada Dr. – 30 dB; commercial buildings (with offices) near the center of 
parcel – 25 dB; mixed use buildings in the block north of the park – 30 dB; mixed use buildings (not 
described above) – 25 dB; single family buildings – 20 dB; multi-family buildings – 20 dB. 

Based on the expected noise levels and related NLRs, construction measures specified in the 
Acoustical Design Manual along with additional measures identified in the noise study, would reduce 
interior noise levels to less than significant levels.  

The noise analysis did not, however, analyze the potential for this project to generate significant 
stationary or transportation-related noise. Additional noise analyses will be necessary to determine if 
significant stationary or transportation-related noise levels will result from this project. 

Mitigation/Conclusion.  To mitigate the potential for a significant noise impact on the project from 
existing noise sources the applicant has agreed to comply with design requirements outlined in the 
Acoustical Design Manual for San Luis Obispo County as well as additional requirements developed 
in the noise study and applied to compensate for additional noise created by the mixed use nature of 
the development.  These mitigation measures include the use of specific building materials and 
techniques explicit to the building type and location on the property. The measures listed in the 
previous MND are as follows: 

 

 Prior to issuance of construction permits for all parcels, the applicant shall demonstrate 
that the homes/buildings with required Noise Level Red (NLR), to achieve 45 dBA, of 30 dB or 
less are designed, in accordance with the Acoustical Design Manual for San Luis Obispo 
County. The Acoustical Design Manual suggests, in cases where NLR requirements do not 
exceed 30 dB, the application of “standard mitigation packages.  Since none of NLRs 
determined for the project area exceed 30 dB, the following mitigation measures have been 
established to minimize interior noise exposure including, but not limited to the following 
features: 

o Homes/Buildings with Required NLR of 30 dB: 
 Air conditioning or a mechanical ventilation system is installed so that 

windows and doors remained closed. 
 Windows and sliding doors are mounted in low air infiltration rate frames 

(0.5 cfm or less, per ANSI specifications). 
 Exterior doors are solid core with perimeter weather stripping and threshold 

seals. 
 Exterior walls consist of stucco or brick veneer. Wood siding with a ½ “ 

minimum thickness fiberboard (“soundboard”) underlayer may also be used. 
 Glass in both windows and doors should not exceed 20% of the floor area in 

the room. 
 Roof and attic vents facing the noise source should be baffled. 
 The interior sheetrock of exterior wall assemblies should be attached to 

studs by resilient channels. Staggered studs or double walls are acceptable 
alternatives. 

 Window assemblies should have a laboratory-tested STC rating of 30 or 
greater. (Windows that provide superior noise reduction capability and that 
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are laboratory-tested are sometimes called “sound-rated” windows. In 
general, these windows have thicker glass and/or increased air space 
between panes. In contrast, standard energy-conservation double-pane 
glazing with an 1/8” or ¼” air space may be less effective in reducing noise 
from noise sources than single-pane glazing”.) 

o Homes/Buildings with Required NLR of 25 dB: 
 Air conditioning or a mechanical ventilation system is installed so that 

windows and doors remained closed. 
 Windows and sliding doors are mounted in low air infiltration rate frames 

(0.5 cfm or less, per ANSI specifications). 
 Exterior doors are solid core with perimeter weather stripping and threshold 

seals. 
 Exterior walls consist of stucco or brick veneer. Wood siding with a ½ “ 

minimum thickness fiberboard (“soundboard”) underlayer may also be used. 
 Glass in both windows and doors should not exceed 20% of the floor area in 

the room. 
 Roof and attic vents facing the noise source should be baffled. 

o Homes/Buildings with Required NLR of 20 dB: 
 Air conditioning or a mechanical ventilation system is installed so that 

windows and doors remained closed. 
 Windows and sliding doors are mounted in low air infiltration rate frames 

(0.5 cfm or less, per ANSI specifications). 
 Exterior doors are solid core with perimeter weather stripping and threshold 

seals. 

Based on the above discussion and implementation of the mitigation measures listed above many of 
the noise impacts onsite will be reduced to less than significant levels, however since the noise 
analysis did not analyze the potential for this project to generate significant stationary or 
transportation-related noise impacts, further analyses are necessary. Due to the potential for 
significant impacts to noise, additional analysis of noise impacts shall be accomplished by a qualified 
person experienced in the field of environmental noise assessment and shall include, but not be 
limited to, the following: 

1. Pier review of the noise analysis completed for this project (Bill Dohn; April 19, 2004). 
2. Identification and discussion of significant stationary or transportation-related noise 

impacts resulting from development of this project, using thresholds based on the adopted 
noise element of the County General Plan. 

3.  Recommendation and discussion of adequate and feasible mitigation measures, if any, to 
minimize potential noise impacts. 

 

9. POPULATION/HOUSING -  
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Induce substantial growth in an area 
either directly or indirectly (e.g., 
through projects in an undeveloped 
area or extension of major 
infrastructure)? 

    

b)  Displace existing housing or people, 
requiring construction of 
replacement housing elsewhere? 
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9. POPULATION/HOUSING -  
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

c) Create the need for substantial new 
housing in the area? 

    

d) Use substantial amount of fuel or 
energy? 

    

e) Other:             

Setting. In its efforts to provide for affordable housing, the county currently administers the Home 
Investment Partnerships (HOME) Program and the Community Development Block Grant (CDBG) 
program, which provides limited financing to projects relating to affordable housing throughout the 
county. 

Title 18 of the County Code (Public Facilities Fees) requires that an affordable housing mitigation fee 
be imposed as a condition of approval of any new residential development project. 

The County has recently adopted a revised Housing Element. One of the new Housing Element 
Programs (Program HE 1.9) indicates that the County will prepare an Inclusionary Housing Ordinance 
during 2005.  Upon adoption of the ordinance, future commercial development may be required to pay 
a fee to support development of new affordable housing. 

Impact. The project is located within the community of Templeton Urban Reserve Line and is in the 
Commercial Retail Land Use Category. The project is proposing both commercial and residential uses 
on the property. The Commercial Retail Land Use Category allows for both commercial and 
residential uses (given that the residential use is subordinate to the commercial use).  

The project is proposing the following development: 
Commercial 
 4 mini-storage buildings totaling 71,200 square feet of storage space and 1,400 square feet of 

office space 
 7 commercial retail buildings totaling approximately 79,000 square feet 
 8 live/work buildings totaling 10,044 square feet of office/retail space and 54,794 square feet 

of residential space 
 1 drive-through restaurant totaling 4,100 square feet 
 1 sit-down restaurant at 7,100 square feet 
 3 commercial retail buildings totaling approximately 29,580 square feet 

Residential 
 55 single-family residential buildings (55 three bedroom units) 
 11 multi-family residential buildings (11 triplexes totaling 33 three bedroom units) 
 8 live/work buildings (30 three bedroom units) 

 

The potential increase in the demand for housing resulting from the commercial portion of this project 
has not been analyzed. Further analysis will be necessary in order to determine the number of 
housing units required to accommodate the future employees of the proposed commercial uses. 

In order to determine the potential increase in population derived from development of the residential 
portion of this development, the total number of residential units was multiplied by the persons-per-
household rate for the area. The total number of potential units is 118 (55 single family, 33 multi-
family, and 30 live/work units). The current persons-per-household rate for Templeton is 2.98 (2000 
U.S. Census). The potential increase in population resulting from the residential portion of this project 
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is 351.46 persons (118 units x 2.98 pp/h). The current population of the community of Templeton is 
estimated at 7,859 (Templeton 2004 Community Profile, 2004). Therefore, an increase of 351 people 
represents a 4.5% increase in the population.  

Further analysis of the jobs/housing ratio resulting from this project is necessary in order to determine 
if impacts to the housing market will be significantly affected by the increase in commercial inventory 
provided by this project. A potentially significant impact could result if the number of housing units 
needed to accommodate the jobs created by this project is significantly higher than the amount of 
housing created by this project.      

Mitigation/Conclusion.  The mitigation measure developed in the original MND is as follows: 

 Prior to map recordation, the applicant will pay an affordable housing mitigation fee of 3.5 
percent of the adopted Public Facility Fee.  This fee will not apply to any county-recognized 
affordable housing included within the project. 

In addition to the condition listed above, due to the potential for significant impacts to 
population/housing, additional analysis of population/housing impacts shall be accomplished by a 
qualified person and shall include, but not be limited to, the following: 

1. Identification and discussion of significant population/housing impacts resulting from 
development of both the commercial and residential portions of this project. 

2. Recommendation and discussion of adequate and feasible mitigation measures, if any, to 
minimize potential housing/population impacts. 

 
 

10. PUBLIC SERVICES/UTILITIES - 
Will the project have an effect upon, 
or result in the need for new or 
altered public services in any of the 
following areas: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Fire protection?     
b)  Police protection (e.g., Sheriff, CHP)?     
c) Schools?     
d) Roads?     
e) Solid Wastes?     
f) Other public facilities?     
g) Other:            
Setting.   The project area is served by the Templeton Fire Department as the primary emergency 
responders.  The closest CDF fire station (Templeton CDF 32) is approximately 1.5 miles to the south.  
The closest Sheriff substation is in Templeton, which is approximately 1.2 miles from the proposed 
project.  The project is located in the Templeton Unified School District. 

Impact. The proposal includes the development of 90 commercial and residential buildings totaling 
422,788 square feet in size and is located on the east side of Ramada Drive approximately 550 feet 
north of the intersection with North Main Street and the Highway 101 on-ramp. 

 
County of San Luis Obispo, Initial Study for Westpac Investments Tract Map_IS.doc Page 25 



 

A referral was sent to the Templeton Fire Department. Templeton Fire responded (Fire Safety Letter, 
7/12/04) with a list of requirements for the project to meet. Other applicable entities regarding public 
services include: the San Luis Obispo County Sheriff's Department, the California Highway Patrol, and 
the Templeton Unified School District. No comments were received from any of these entities. 

A traffic impact analysis report was completed (Orosz Engineering Group, Inc.; July, 2005). The report 
indicated that certain road improvements would reduce traffic impacts resulting from this proposed 
project to less than significant levels. As a result of concerns raised in the Request for Review of the 
original MND and further review by County Public Works staff, a subsequent Traffic Study was 
required, and is currently being conducted by Associated Transportation Engineers (ATE). A copy of 
the Initial Traffic Information was provided by ATE for this study. The Initial Traffic Information 
suggests that the impacts to traffic and roads will be significant and the report recommends a detailed 
traffic analysis for the intersections of: 

 Main Street/Ramada Drive 
 Main Street/ Highway 101 NB 
 Main Street/ highway 101 SB 
 Main Street/ Theater Drive 

The level of impact to roads and traffic resulting from this project, are found in Section 12- 
Transportation/Circulation. 

Mitigation/Conclusion.  Public facility (county) and school (State Government Code 65995 et sec) 
fee programs have been adopted to generally address the project’s direct and cumulative impacts, 
however further analysis is required to determine if measures above and beyond what is required by 
government code is necessary to reduce the potential for significant impacts to public services to 
levels of insignificance. The additional analysis should to consider the following: 

1. Consultation with the Templeton Fire Protection District, the San Luis Obispo County 
Sheriff's Department, the California Highway Patrol, and the Templeton Unified School 
District. 

2. Evaluation and discussion of the past and present status of police, fire, and school services 
in the project area. 

3. Identification and discussion of significant impacts to public services, or resulting from 
inadequate public services, that could result from the development of the project. 

4. Identification and discussion of feasible mitigation measures, if any, which could be included 
in the project to minimize potential impacts related to public services.  

 

11. RECREATION - Will the project: Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Increase the use or demand for parks 
or other recreation opportunities? 

    

b)  Affect the access to trails, parks or 
other recreation opportunities?  

    

c) Other:             
 

Setting.  The County Trails Plan shows that a potential trail does not go through the proposed project.  
The project is not proposed in a location that will affect any trail, park or other recreational resource. 

Prior to map recordation, county ordinance requires the payment of a fee (Quimby) for the 
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improvement or development of neighborhood or community parks.  

Impact.  The project is proposing development of two parks on site that will be used by the residents 
and visitor’s of the proposed project. Approximately 8.28 acres of property will be developed as two 
separate parks on the site.  The proposed project will create additional need for recreational uses and 
further analysis is necessary in order to determine if the recreational areas proposed on the site will 
adequately meet the needs of the additional population resulting from the residential and commercial 
development proposed by this project. A potentially significant impact could occur if the recreation 
analysis determines that the recreational areas proposed by this project do not meet the needs of the 
additional population resulting from this project. 

Mitigation/Conclusion. The “Quimby” fee will be required to mitigate the project’s impact on 
recreational facilities. In addition, due to the potential for significant public recreation impacts, 
additional analysis is needed to be performed by a qualified individual with expertise in recreation, and 
shall include, but not necessarily be limited to, the following: 

1. Consultation with the County Department of General Services – Parks and Recreation 
Division. 

2. Identification of the existing recreational demands and deficiencies in the region.   
3. Identification and evaluation of the project’s demand on recreational facilities, and what, if 

any aspects of the project will offset the increased demands.   
4. Discussion of the adequacy of existing fees, and as appropriate, identification and 

discussion of feasible mitigation measures which could be included in the project to 
minimize potential impacts related to recreation. 

 
 

12. TRANSPORTATION/ 
CIRCULATION - Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Increase vehicle trips to local or 
areawide circulation system? 

    

b)  Reduce existing “Levels of Service” 
on public roadway(s)? 

    

c) Create unsafe conditions on public 
roadways (e.g., limited access, 
design features, sight distance, 
slow vehicles)? 

    

d) Provide for adequate emergency 
access? 

    

e) Result in inadequate parking 
capacity? 

    

f) Result in inadequate internal traffic 
circulation? 

    

g) Conflict with adopted policies, plans, 
or programs supporting alternative 
transportation (e.g., pedestrian 
access, bus turnouts, bicycle racks, 
etc.)? 

    

 
County of San Luis Obispo, Initial Study for Westpac Investments Tract Map_IS.doc Page 27 



 

12. TRANSPORTATION/ 
CIRCULATION - Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

h) Result in a change in air traffic 
patterns that may result in 
substantial safety risks? 

    

i) Other:            
 
Setting. The proposal includes the development of 90 commercial and residential buildings totaling 
422,788 square feet in size to be phased in 2 stages. 
 
The project will result in the disturbance the entire parcel. The project will create 5 on-site roads. Specific 
off-site road improvements are yet to be determined. The proposed project is within the Commercial Retail 
land use category and is located on the east side of Ramada Drive approximately 550 feet north of the 
intersection with North Main Street and the Highway 101 on-ramp in the community of Templeton. The site 
is in the Salinas River planning area. 

The project proposes to take access to Ramada Drive, which is a frontage road along Highway 101 
between Main Street and Highway 46 West. Access to the site is proposed via three new roads along 
Ramada Drive. Two of the access points will be located near the north and south property lines and 
the other is centrally located along the Ramada Drive frontage.  

Referrals were sent to Public Works and the California Department of Transportation (Caltrans).  

Impact. Caltrans and the County of San Luis Obispo identified eight intersections that could be 
potentially impacted by traffic of this proposed project. The intersections include: 

Main Street at: 
1. Ramada Drive, 
2. Northbound Highway 101 ramps, 
3. Southbound Highway 101 ramps, and 
4. Theater Drive 

West Highway 46 at: 
5. Ramada Drive, 
6. Northbound 101 ramps, 
7. Southbound Highway 101 ramps, and 
8. Theater Drive 

A traffic impact analysis report was completed (Orosz Engineering Group, Inc.; July, 2005). The report 
indicated that certain road improvements would reduce traffic impacts resulting from this proposed 
project to less than significant levels. As a result of concerns raised in the Request for Review of the 
original MND and further review by County Public Works staff, a subsequent Traffic Study was 
required, and is currently being conducted by Associated Transportation Engineers (ATE). A copy of 
the Initial Traffic Information was provided by ATE for this study. The Initial Traffic Information 
suggests that the impacts to traffic and roads will be significant and the report recommends a detailed 
traffic analysis for the intersections of: 

 Main Street/Ramada Drive 
 Main Street/ Highway 101 NB 
 Main Street/ Highway 101 SB 
 Main Street/ Theater Drive 

 
At the applicant’s request, a detailed traffic study is underway by ATE and should be completed prior 
to the release of the Request for Proposal for the Environmental Impact Report for this project.  
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Mitigation/Conclusion. Per the Initial Traffic Information, the potential for significant traffic impacts 
does exist and additional analysis is needed to be performed by a registered Engineer with expertise 
in traffic, and shall include, but not be limited to, the following: 

1. Consultation with the California Department of Transportation, the County Public Works 
Department, and the City of Paso Robles. 

2. Pier review of the detailed Traffic Impact Analysis (currently being conducted by ATE). The 
review will verify that the traffic study provides identification of the existing traffic capacity 
and load of the following roads: Main Street, Ramada Drive, Highway 101 NB, Highway 101 
SB, Theater Drive. The review will also verify that the traffic study provide Identification and 
evaluation of existing traffic safety issues, with special attention to the following locations: 
Main Street/Ramada Drive intersection, Main Street/ Highway 101 NB intersection, Main 
Street/ Highway 101 SB intersection, Main Street/ Theater Drive intersection 

3. Identification and discussion of feasible mitigation measures, if any, which could be included 
in the project to minimize potential impacts related to traffic capacity or traffic safety.

 

13. WASTEWATER - Will the 
project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Violate waste discharge requirements 
or Central Coast Basin Plan criteria 
for wastewater systems? 

    

b) Change the quality of surface or 
ground water (e.g., nitrogen-loading, 
daylighting)? 

    

c) Adversely affect community 
wastewater service provider? 

    

d) Other:             
 

Setting.  The Environmental Health Division is in receipt of a valid will-serve letter (Templeton 
Community Services District; August 16, 2004) that states this system can accept and process the 
wastewater proposed from the project.  To be in compliance with the Central Coast Basin Plan, this 
system was originally required to obtain a waste discharge requirement permit through the Regional 
Water Quality Control Board.  Should this additional amount of effluent exceed what is allowed for the 
existing waste discharge permit, an amendment to this permit will be necessary.  If such an 
amendment is needed, improvements to the system may also be necessary, which could include 
expansion of portions of the system or enlarging the line(s) between the project and the system.  Any 
such amendment would need to be approved by the RWQCB, and would need to meet the Central 
Coast Basin Plan.  

Impact.  The project proposes to use a community system (Templeton Community Services District) 
as its means to dispose wastewater. Further analysis is needed to determine if the existing 
wastewater facility will sufficiently accommodate the increased demand resulting from this project. A 
potentially significant impact could occur if substantial improvements are necessary in order to 
accommodate the increase in demand or if the demand cannot be met with improvements to the 
existing facility. 

Mitigation/Conclusion. Due to the potential for wastewater impacts, additional analysis is needed to 
be performed by a qualified individual, and shall include, but not be limited to, the following:   
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1. Consultation with the RWQCB, Templeton Community Services District, and the County 
Department of Environmental Health. 

2. Identification of the existing wastewater demands and capacity in the area.   
3. Identification and evaluation of the project’s demand on wastewater facilities, and what, if 

any improvements to the existing system will be necessary to accommodate the increased 
demand.   

4. Discussion of the adequacy of existing fees, and as appropriate, identification and 
discussion of feasible mitigation measures which could be included in the project to 
minimize potential impacts related to recreation. 

 
 

14. WATER - Will the project: Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Violate any water quality standards?     
b)  Discharge into surface waters or 

otherwise alter surface water quality 
(e.g., turbidity, temperature, 
dissolved oxygen, etc.)? 

    

c) Change the quality of groundwater 
(e.g.,  saltwater intrusion, nitrogen-
loading, etc.)? 

    

d) Change the quantity or movement of 
available surface or ground water? 

    

e) Adversely affect community water 
service provider? 

    

f) Other:             
 

Setting/Impact. Water Usage. The project proposes to use a community system (Templeton 
Community Services District) as its water source. The Environmental Health Division has reviewed 
the project for water availability and has determined that there is preliminary evidence that there will 
be sufficient water available to serve the proposed project based on the receipt of Templeton 
Community Service District’s (TCSD) Conditional Will Serve Commitment letter dated August 16, 
2004 to the applicant.  The Request for Review of the original MND and subsequent communications 
with members of the community have brought into question the availability of water to serve the 
project as well as the allotment provided to the applicant by TCSD.  

Subsequent to the issuance of the original MND, the applicant and TCSD have provided the following 
reports to establish rights to water and also prove that adequate water exists to serve the project: 

 Riparian Groundwater Study (Tetra Tech; January 16, 1996) 
 Agency Agreement for Riparian Lands (TCSD; July 8, 1996) 
 Review of Owens Property Riparian Investigation (Fugro West; February 11, 2004) 

Based on available information, the proposed water source is not known to have any significant 
quality problems, however, further analysis is necessary in order to determine if the proposed water 
source has any significant availability problems. 
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Surface Water. The topography of the project is nearly level. The property is situated on an ancient 
flood terrace on the west side of the Salinas River. As described in the NRCS Soil Survey, the soil 
surface is considered to have moderate to high erodibility.      

A Preliminary Drainage Report was prepared (Wallace Group; July 22, 2005) for this project.  The 
purpose of the report was to provide a drainage analysis regarding taking runoff from the site and 
conveying it north and south from the site via the railroad right-of-way, it’s historical flow path. The 
report determined that the site lies outside of the 100-year flood zone as delineated by the Federal 
Emergency Management Agency (FEMA). 

Approximately half the site drains to the northeast and the other half to the southeast. Three basins 
are proposed to mitigate concentrated flow to both locations using the drainage strategy of detaining a 
50-year storm event at proposed site conditions and outletting a flow that mimics 2-year flow, 
historical conditions. The SCS Curve Number method (Type I storm) developed by the Natural 
Resource Conservation Service (NRCS) was used to find runoff from the site. The runoff and basin 
routing was modeled using the Hydraflow Hydrographs software by Intellisolve. The analysis 
determined that the outlet rate from the basins in this size of storm event is lower than the runoff rate 
of the current site during a typical 2-year storm and as a result, the downstream properties will not be 
impacted. As indicated in Section 6- Geology and Soils, a pier review of the Preliminary Drainage 
Report (Wallace Group; July 22, 2005) will be required. This pier review will determine if the proposed 
project will alter the drainage patterns of surface water. 

Approval of the Drainage Plan and compliance with this plan (per LUO Section 22.52.080), which will 
direct surface flows in a non-erosive manner through the site, is required by ordinance. 

In addition, a Stormwater Pollution Prevention Plan (SWPPP) and a sedimentation and erosion 
control plan would be required for the proposed project prior to any site disturbance (refer to Section 
6, Geology).   

Mitigation/Conclusion.  No potentially significant water quality impacts were identified, however due 
to potentially significant impacts regarding water quantity, a complete hydro geologic analysis shall be 
prepared by a certified engineering geologist and shall include, but not be limited to, the following: 

1. Consultation with the County Department of Environmental Health and the Templeton 
Community Services District. 

2. Pier review of the Riparian Groundwater Study (Tetra Tech; January 16, 1996), Agency 
Agreement for Riparian Lands (TCSD; July 8, 1996), and Review of Owens Property 
Riparian Investigation (Fugro West; February 11, 2004).  

3. Current and future projections of water demand for the project based on the various uses 
making up the proposed project's water demands. 

4. Evaluation and discussion of the long-term capability of the ground water basin(s) to provide 
adequate quantities of water, and the potential for subsidence and saltwater intrusion. 

5. Identification and discussion of feasible mitigation measures, if any, which could be included 
in the project to minimize potential impacts related to groundwater availability. 
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15. LAND USE -  Will the project: Inconsistent Potentially 
Inconsistent 

Consistent Not 
Applicable 

a) Be potentially inconsistent with land 
use, policy/regulation (e.g., general 
plan [county land use element and 
ordinance], local coastal plan, 
specific plan, Clean Air Plan, etc.) 
adopted to avoid or mitigate for 
environmental effects? 

    

b)  Be potentially inconsistent with any 
habitat or community conservation 
plan? 

    

c) Be potentially inconsistent with 
adopted agency environmental 
plans or policies with jurisdiction 
over the project? 

    

d) Be potentially incompatible with 
surrounding land uses? 

    

e) Other:             
 

Setting/Impact.  Surrounding uses are identified on Page 2 of the Initial Study.  The proposed project 
was reviewed for consistency with policy and/or regulatory documents relating to the environment and 
appropriate land use (e.g., County Land Use Ordinance, Local Coastal Plan, etc.).  Referrals were 
sent to outside agencies to review for policy consistencies (e.g., CDF for Fire Code, APCD for Clean 
Air Plan, etc.).   

The proposed project is a request to subdivide a 41.6-acre parcel into 74 parcels for the purpose of 
sale and/or development (including recreation and open space) to be phased in 2 stages. 66 parcels 
are proposed for residential development that vary in size from 4,019 square feet to 7,637 square 
feet; 3 parcels are proposed for live/work development of 16,721, 18,757, and 98,726 square feet 
each; 3 parcels are proposed for commercial development of 99,404, 128,350, and 197,072 square 
feet each; and 2 parcels are proposed for use as recreation and open space at 39,675 square feet 
and 8.28 acres each.   

The project is also proposing the following development: 
Commercial 
 4 mini-storage buildings totaling 71,200 square feet of storage space and 1,400 square feet of 

office space 
 7 commercial retail buildings totaling approximately 79,000 square feet 
 8 live/work buildings totaling 10,044 square feet of office/retail space and 54,794 square feet 

of residential space 
 1 drive-through restaurant totaling 4,100 square feet 
 1 sit-down restaurant at 7,100 square feet 
 3 commercial retail buildings totaling approximately 29,580 square feet 

Residential 
 55 single-family residential buildings totaling 113,188 square feet 
 11 multi-family residential buildings totaling 52,382 square feet 
 8 live/work buildings totaling 29,580 square feet 
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The proposed project is within the Commercial Retail land use category and is located on the east side of 
Ramada Drive approximately 550 feet north of the intersection with North Main Street and the Highway 
101 on-ramp in the community of Templeton. 

 
Residential uses are allowed (with limitations) in the Commercial Retail Land Use Category. Section 
22.30.490 of the County of San Luis Obispo Land Use Ordinance (LUO) describes the limitations of 
residential use.  
 

22.30.490 - Residential Uses in Office or Commercial Retail Land Use Category 
 
Limitation on use. Except where prohibited by planning area standards (Article 9), new single-
family or multi-family dwellings are allowed in an Office and Professional or Commercial Retail 
category, provided that they comply with the following requirements. 
 

1. The units shall be subordinate to the primary commercial or office use of the site, 
located on either the second floor and/or rear of the site, and structurally attached to the 
main building. The first floor or front part of the building shall be used for the principal office 
or retail uses. 

 
A waiver to the LUO standards may be requested per LUO section 22.30.020 (see below).  The 
applicant has requested a waiver of the requirement regarding the location of the residential buildings 
and the requirement that the first floor or front part of the building shall be used for the principal office 
or retail uses for this project. 
 

22.30.020 - Applicability of Standards for Special Uses 
 

D. Exceptions to special use standards. The standards of this Chapter may be waived or 
modified through Conditional Use Permit approval, except where otherwise provided by this 
Chapter and except for standards relating to residential density or limitations on the duration of a 
use (unless specific provisions of this Chapter allow their modification). Waiver of modification of 
standards shall be granted only where the Commission first makes findings that: 
 

1. Set forth the necessity for modification or waiver of standards by identifying the specific 
conditions of the site and/or vicinity which make standard unnecessary or ineffective; 

2. Identify the specific standards of this Chapter being waived or modified; 
3. The project, including the proposed modifications to the standards of this Chapter, will 

satisfy all mandatory findings required for Conditional Use Permit approval by Section 
22.62.060.C.4. 

In no case, however, shall any standard of this Chapter be reduced beyond the minimum 
standards of the other chapters of this Title, except through Variance (Section 22.62.070). 

 
Typical methods of evaluating the subordinate nature of residential use include an evaluation of 
commercial versus residential land area and square footage of floor area.  The term “subordinate” is 
not defined specifically within the Land Use Ordinance. The term has been historically interpreted by 
the Department of Planning and Building as meaning less than 50% of the use on the site.  
 
To determine if this project will meet the “subordinate” standard of the Land Use Ordinance, the 
development ratio of the proposed commercial to residential uses of the project should be further 
evaluated. See the memo from the Planning Department to the Templeton Area Advisory Group  
Architectural Review Committee on September 30, 2005 for direction regarding calculations of the 
development ratio. 
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Section 22.30.490.D also indicates that certain findings need to be made to allow a residential use in 
a commercial land use category. 
 

D. Required findings for permit approval. The approval of a Minor Use Permit or Conditional 
Use Permit for a proposed residential use shall require that the Review Authority first find that the 
proposed residential use will not: 

1. Significantly reduce the community inventory of office or commercial property available to 
satisfy the commercial needs of the population envisioned by the Land Use Element; or 

2. Impede the continuing orderly development of community shopping and office areas with 
office and other commercial uses. 

 
Further analysis is required in order to determine if the two required findings regarding compatibility 
can be made for this project.  
 
Mitigation/Conclusion.  Due to potential inconsistencies with Land Use Ordinance policies, a land 
use analysis should be completed. This analysis is to be accomplished by a qualified land use planner 
and is to include, but not be limited to, the following: 

1. Consultation with the County Planning Department. 
2. Evaluation and discussion of the proposed project as it relates to all applicable elements of 

the County General Plan including, but not limited to: 
a. Framework for Planning 
b. Land Use Ordinance 
c. Salinas River Area Plan 

 
 

16.  MANDATORY FINDINGS OF 
SIGNIFICANCE - Will the 
project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

  
a) Have the potential to degrade the quality of the environment, 

substantially reduce the habitat of a fish or wildlife species, cause a 
fish or wildlife population to drop below self-sustaining levels, 
threaten to eliminate a plant or animal community, reduce the 
number or restrict the range of a rare or endangered plant or animal 
or eliminate important examples of the major periods of  

 California history or prehistory?     
 
b) Have impacts that are individually limited, but cumulatively 

considerable?  (“Cumulatively considerable" means that the 
incremental effects of a project are considerable when viewed in 
connection with the effects of past projects, the effects of other 
current projects, and the effects of  

 probable future projects)     
 
c) Have environmental effects which will cause substantial 

adverse effects on human beings, either directly or 
 indirectly?     
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For further information on CEQA or the county’s environmental review process, please visit the 
County’s web site at “www.sloplanning.org” under “Environmental Review”, or the California 
Environmental Resources Evaluation System at “http://ceres.ca.gov/topic/env_law/ ceqa/ 
guidelines/” for information about the California Environmental Quality Act. 
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Exhibit A - Initial Study References and Agency Contacts 
The County Planning or Environmental Division have contacted various agencies for their comments 
on the proposed project.  With respect to the subject application, the following have been contacted 
(marked with an ) and when a response was made, it is either attached or in the application file: 

Contacted  Agency          Response 
   County Public Works Department    Attached      
   County Environmental Health Division   Attached       
   County Agricultural Commissioner's Office Attached       
   County Airport Manager       Not Applicable      
   Airport Land Use Commission     Not Applicable      
   Air Pollution Control District      Attached       
   County Sheriff's Department      Not Applicable      
   Regional Water Quality Control Board   Not Applicable      
   CA Coastal Commission       Not Applicable      
   CA Department of Fish and Game    Not Applicable      
   CA Department of Forestry      Not Applicable      
   CA Department of Transportation    Attached       
   Templeton Community Service District Attached       
   Other         Not Applicable      
   Other         Not Applicable      

     ** “No comment” or “No concerns”-type responses are usually not attached 

The following checked (“ ”) reference materials have been used in the environmental review for the 
proposed project and are hereby incorporated by reference into the Initial Study.  The following 
information is available at the County Planning and Building Department.  

 
 Project File for the Subject Application  Salinas River Area Plan  

County documents    and Update EIR 
  Airport Land Use Plans  Templeton Circulation Study 
 Annual Resource Summary Report  Other documents 
  Building and Construction Ordinance  Archaeological Resources Map 
  Coastal Policies   Area of Critical Concerns Map 
 Framework for Planning  (Coastal & Inland)  Areas of Special Biological  

  Importance Map  General Plan (Inland & Coastal), including all  
  maps & elements; more pertinent elements 

considered include: 
 California Natural Species Diversity  

  Database 
 Agriculture & Open Space Element  Clean Air Plan  

  Energy Element  Fire Hazard Severity Map 
  Environment Plan (Conservation, 

Historic and Esthetic Elements) 
 Flood Hazard Maps 
   Natural Resources Conservation 

 Service Soil Survey for SLO County   Housing Element 
 Noise Element  Regional Transportation Plan 

   Parks & Recreation Element  Uniform Fire Code 
  Safety Element   Water Quality Control Plan (Central 

  Coast Basin – Region 3)  Land Use Ordinance 
  Real Property Division Ordinance  GIS mapping layers (e.g., habitat,  

  streams, contours, etc.)   Trails Plan  
 Solid Waste Management Plan   Other       

 
County of San Luis Obispo, Initial Study for Westpac Investments Tract Map_IS.doc Page 36 



 

In addition, the following project specific information and/or reference materials have been considered 
as a part of the Initial Study: 

 

 Althouse and Meade, Inc.; Biological Assessment; May, 2005. 

 Alvarez & Tamagni; Oak Tree Protection Plan; March 28, 2004 

 Cogstone Resource Management Inc.; Archaeological and Paleontological Assessment of a 
40-Arce Development Parcel, San Luis Obispo; April 14, 2004 

 Dohn Associates; Code Related Noise Related Mitigation Analysis and Recommendations; 
April 19, 2004   

 Fugro West; Review of Owens Property Riparian Investigation; February 11, 2004 

 GeoResearch; Phase I Environmental Site Assessment of Property at 4210 Ramada Drive, 
Templeton, California 93446; November 11, 1994 

 Orosz Engineering Group, Inc.; Templeton Mixed Use Traffic Impact Analysis Report; July, 
2005 

 Templeton Community Services District; Agency Agreement for Riparian Lands; July 8, 1996 

 Tetra Tech; Riparian Groundwater Study; January 16, 1996 

 Wallace Group; Preliminary Drainage Report; July 22, 2005 
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